FINAL ADMINISTRATIVE DECISION
ILLINOIS PROPERTY TAX APPEAL BOARD

APPELLANT: Michael C. Duax
DOCKET NO.: 07-03511.001-R-1 through 07-03511.002-R-1
PARCEL NO.: See Below

The parties of record before the Property Tax Appeal Board are
Michael C. Duax, the appellant; and the Lake County Board of
Review.

Based on the fTacts and exhibits presented, the Property Tax
Appeal Board hereby finds no change in the assessment of the

property as established by the Lake County Board of Review is
warranted. The correct assessed valuation of the property is:

DOCKET NO | PARCEL NUMBER | LAND | IMPRVMT | TOTAL
07-03511.001-R-1 | 06-20-406-055 22,7182 37,183 | $59,965
07-03511.002-R-1 | 06-20-406-056 22,782 21,362 | $44,144

Subject only to the State multiplier as applicable.

ANALYSIS

The subject properties consist of two parcels. The first parcel
(hereafter ™"055") has 5,663 square feet of land area and 1is
improved with a one and one-half story frame dwelling built in
1941. Features include a 352 square foot garage. The dwelling
contains 1,836 square feet of living area. The second parcel
(hereafter "056") has 5,663 square feet of land area and 1is
improved with a one-story frame dwelling built in 1941. Features
include a 308 square foot garage. The dwelling contains 772
square feet of living area.

The appellant appeared before the Property Tax Appeal Board
contending the market value for each of the subject properties
was not accurately reflected i1n their assessed valuation. In
support of the overvaluation argument, the appellant submitted
photographs and information from his appeal at the local board of
review level. The appellant also submitted the final decision
issued by the Lake County Board of Review establishing a total
assessment for "055" of $59,965 and for 056" of $44,144, which
reflect market values of approximately $180,781 and $133,084 or
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Docket No: 07-03511.001-R-1 through 07-03511.002-R-1

$98.47 and $172.39, respectively, per square foot of living area
including Jland, using the 2007 three-year median level of
assessments fTor Lake County of 33.17% as determined by the
I1linois Department of Revenue.

The appellant argued that the [l1ift station Qlocated i1n close
proximity to both parcels caused a diminution iIn value to both
parcels under appeal. The lift station consisted of a stainless
steel box approximately seven feet high with an antenna that 1is
13.6 feet iIn height. The lift station was a replacement for a
smaller box and was installed by the Village of Round Lake,
without the knowledge of the appellant. The appellant was unable
to find other properties which featured the unsightly box. Based
on this evidence the appellant requested the total assessment for
each subject property be reduced.

The board of review submitted its '"Board of Review Notes on
Appeal' wherein the final assessment for "055" of $59,965 and for
056" of $44,144 was disclosed. In support of the assessments,
the board of review submitted a grid analysis and property record
cards detailing five suggested comparable sales.? The
comparables were 1.25-story or 1.5-story frame dwellings built
from 1927 to 1955. Three of the sales comparables were located
in the same neighborhood code as the subject, as assigned by the
local assessor. The homes ranged in size from 1,024 to 1,929
square feet of living area. Two of the homes had at least one
fireplace and three had a garage. Two comparables had a full or
partial, finished basement. The five comparable sales were
situated on lots ranging from 5,200 to 8,217 square feet of land
area. The homes sold from January 1989 to March 2008 for prices
ranging from $66,500 to $245,000 or from $34.47 to $157.55 per
square foot of living area, including land.?

After hearing the testimony and considering the evidence, the
Property Tax Appeal Board finds that i1t has jurisdiction over the
parties and the subject matter of this appeal. The Board further
finds the evidence iIn the record does not support a reduction in
the subject"s assessment.

The appellant contends the market value of the subject property
iIs not accurately reflected In its assessed valuation. When
market value i1s the basis of the appeal the value of the property
must be proved by a preponderance of the evidence. National City
Bank of Michigan/lllinois v. l1llinois Property Tax Appeal Board,
331 111.App.3d 1038 (3™ Dist. 2002). The Board Tfinds the
appellant has not met this burden of proof and a reduction in the
subject®s assessment iIs not warranted.

! Sale information regarding a 6" comparable was not disclosed. The board of
review also submitted assessment equity data for the comparable sales.

2 Comparable #4 sold in August 2007 for 200,000 and again in March 2008 for
$245,000.
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The appellant iIn this appeal did not submit any market value
evidence to support the argument that the subject properties®
market values were diminished because of the lift station located
in close proximity to the comparables. The board of review
submitted five comparable sales. The Board gave little weight to
the board of review"s equity evidence because it does not address
the appellant®s market value argument. The Board gave little
weight to the board of review"s sale comparables #1 and #2
because these two sales were too remote in time to aid In a
determination of the subjects®™ fair market value in 2007. The
four remaining sales occurred from September 2005 to March 2008
for prices ranging from $104.49 to $157.55 per square foot of
living area, including Iland.? The Board finds these sale
comparables were generally similar to the subject i1n location,
exterior construction, age and design. The subjects®™ assessments
reflect market values of approximately $98.47 and $172.39,
respectively, per square foot of living area including land. 1In
regards to parcel 055" the Board finds i1ts assessment reflects
an estimated market value within the established range. Further,
the Board finds neither party submitted sale comparables that
were truly similar to the improvement for '"056" based on 1its
size. Therefore, based on the limited evidence in this record,
the Board finds the appellant has not shown by a preponderance of
the evidence that the subjects of this appeal are overvalued
based their respective assessments.

Therefore, the Board finds the subject properties®™ assessments as
established by the board of review are correct and reductions are
not warranted.

3 See Footnote #2.
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This i1s a final administrative decision of the Property Tax Appeal
Board which i1s subject to review In the Circuit Court or Appellate
Court under the provisions of the Administrative Review Law (735
ILCS 5/3-101 et seq.) and section 16-195 of the Property Tax Code.
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DISSENTING:

CERTIFICATI1ION

As Clerk of the I1llinois Property Tax Appeal Board and the keeper
of the Records thereof, 1 do hereby certify that the foregoing is a
true, Tull and complete Final Administrative Decision of the
I1linois Property Tax Appeal Board issued this date in the above
entitled appeal, now of record in this said office.

D i December 23, 2010
ate:

ﬁ@_ &uﬁm land

Clerk of the Property Tax Appeal Board

IMPORTANT NOTICE

Section 16-185 of the Property Tax Code provides in part:

"IT the Property Tax Appeal Board renders a decision lowering the
assessment of a particular parcel after the deadline for filing
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complaints with the Board of Review or after adjournment of the
session of the Board of Review at which assessments for the
subsequent year are being considered, the taxpayer may, within 30
days after the date of written notice of the Property Tax Appeal
Board’s decision, appeal the assessment for the subsequent year
directly to the Property Tax Appeal Board.™

In order to comply with the above provision, YOU MUST FILE A
PETITION AND EVIDENCE WITH THE PROPERTY TAX APPEAL BOARD WITHIN
30 DAYS OF THE DATE OF THE ENCLOSED DECISION IN ORDER TO APPEAL
THE ASSESSMENT OF THE PROPERTY FOR THE SUBSEQUENT YEAR.

Based upon the issuance of a lowered assessment by the Property
Tax Appeal Board, the refund of paid property taxes is the
responsibility of your County Treasurer. Please contact that
office with any questions you may have regarding the refund of
paid property taxes.
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